2018 Master Plan_

Reexamlnatlon Report
Townshlp of Mansfield

Warren County, New Jersey
. o




2018 Master Plan Reexamination Report
Township of Mansfield

2018 Master Plan

- Reexamination Report
“Township of Mansfield

Warren County, New Jersey

Adopted by the
Township of Mansfield Land Use Board
December 17, 2018

Prepared by: -

Daniel N. Bloch, PP, AfCP, INSEEES
N J. Professional Flanners License #906107

| ' _ .

The or{pinaf of this document bas been signed and sealed In aceordance with NLSA 45:144-12




2018 Master Plan Reexamination Report

Township of Mansfield

. Mansfield Township Committee 2018

Mayor Joseph Watters
Deputy Mayvor Desiree Mora Dillon
Comimitteeman Ronald Hayes
- Commitieeman Joseph Farino
Commifteeman Michael Misertino

Mansfield Township Land Use Board 2018

H. Ali Vaezi, Chairperson
. - Jobn Barton, Class IV
Joseph Farino, Mayor's Designee, Class I
Ron Hayes, Class II '
Scott Minter, Class IV
Rosemarie Hight, Class IV
- Alan Keggan, Class TV
David Spender, Class I'V
Robert Jewell, Class IV
Patrick Creedon, 1st Alternate
Scott Cruts, 2nd Alternate
Richard Petteruti, 3rd Alternate
Dolores Reagle, 4th Alternate

JoAnn Griffith, Land Use Board Secretary
Joseph J. Layton, P.P., AICP, Plarming Consultant
Danie] N, Bloch, P.P., AICP, Planning Consultant

William Edleston, Esq., Land Use Board Attorney

_Chris Kastrod, P.E., Land Use Board Engineer

PR T ) b

.




RESOLUTION OF THE LAND USE BOARD OF THE TOWNSHIP OF
MANSFIELD, WARREN COUNTY, NEW JERSEY,

ADOPTING THE PERTIODIC 2018 MASTER PLAN REEXAMINATION REPORT AND
AMENDING THE MASTER FLAN OF THE TOWNSHIF OF MANSKFIELD 50 A5 TO
INCORPORATE THE CONCLUSIONS AND RECOMMENDATIONS AS PROVIDED

THEREIN.

WHEREAS, THE TOWNSHIF OF MANSFIELD LAND USE BOARD adopfed a
comnprehensive Master Plan in 1999 and ceondueted resxaminations and amendments of same in
2001 and 2002, and conducied a comprehensive periodic reexamination i 2008 and adopted a
periodic Master Plan Reexamination Report in 2008; and

WHEREAS, the Township of Mansfield has provided for the periodic reexamination of
the Master Plan m 201 8; and

WHEREAS, the 2018 Maste{' Plan Reexamination Report was prepared by Maset
Consulting, P.A., under the direction and signature of Danigl W. Bloch, PP, ALC.P; and

WHEREAS, ths 2018 Master Plan Reexamination Repoit addressed major problems and
objectives related to land developinent mn the Township of Mansfield, addressed the ewtent to
which problems and objectives have been reduced or increased, addressed significant changes and
assumptions, policies and objeciives impacting the Master Plan (including population, land uses,
housing, circulation, conservation, natvral resources, etc., and changes in Stafe, County and
Wunicipal policies end objectives) and made recommendations and conelusions as pertaining to the
Township of Mansfield's Master Plan and Development Pegulations and further considered
redevelopment planning; and ' :

WHEREAS, the Township of Mansfield Land Use Board conducted a public hearing
tegarding the perindic 2018 Master Plain Reexamination Repoit and its recommendations and
conclusions on Drecember 17, 2018, said hearing having been noticed and conducted in accordance
with the provisions of N.IL.S.4, 40:55D-89, NLI.S.A. 40:55D-11 and M.J.8.A. 40:55D-13; and

WHEREAS, the Land Use Board of the Township of Mansfield is satisfied that the
periodic 2018 Master Plan Reexamination Repert comprehensively addressed the requirements as
provided for in the Municipal Land Use Law as codified at N.J.5.A. 4(0:55D-1 et seq. relating fo
such reports; and

WHEREAS, the Land Use Board of the Township of Mansfield finds that the apinions,
conclusions and recommendations as contained within the periodic 2018 Master Plan
Reexamination Report as presented are accurate and incorporate same into this Resolution and
firther believes it to be within the best interest of the Township of Mansfield to adopt the 2018
Master Plan Reexamination Report and amend the Township of Mansfield Master Plan so as to
incorporate such recommendations and conclusions as contained within said repoit.




NOW, THEREFORE, BE IT RESOLVED by the Land Use Board of the Township of
Mansfield, that it hereby adopts the periodic 2018 Master Plan Reexamination Report as prepared
by Masger Consulting, P.A., and further amends the Township of Mansfield Master Plan so as to
incorporate such recommendations and conclusions as contained therein.

WITNESSETH, this Rma]utmn was duly adopted by the Land Use Board Df the
Township of Mansfield at its meeting of January 16, 2019,

CERTIFICATION
[ HEREBY CERTIFY the foregoing to be a true copy of the Resolution duly adopted
by the Mansficld Township Land Use Board at its regular meeting held on December 17, 2018,
memorializing action taken by the Board at its meeting held on January 16, 2019, by a motion and
vote as follows:.
IN FAVOR: Farino, Hayes, Keggan, Barton, Jewell, Creedon, Petteruti, Vaezi
OPPOSED: None

ABSTAINED: None

00 DM,

pn Griffith, Secretary ¥
stield Township Land Use Board

Those voting to adopt form of Memorializing Resolution at January 16, 2019 meeting.
INFAVOR: FARino, Hayes Kegaps PETERUT, VAL
¢«
OFPOSED:  MNone

ABSTAINED: None

Griffith, Secre

Page 2







aa——n

2018 Master Plan Reexamination Report
Township of Mansfield '

Table of Contents _

- ItroduCtion ..o eeeeas _,,,-,. ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, PPN SV UP TV PP PRTOUPTIOI 1
Municipﬁl SUMMAIY..cveevreenesesssrressesrsessesessessssssssarmrregersrerrrrrenes Tt e 2
Signiﬁcant. Changes in Assumptions, Policies and Objectives ... ivenerrererssnnns TS .3
Changes in Demographic and Economic Conditions .........iiiinsiccnnnnninnnnnnsnsccence 3
Land Use Changes ........ e e eeeee e e e et e e e e e e ettt et 4
EmpIuyment CHANZES +veerereereeeesresienesivssssssassassanens [, eeres e et 5
Changes in State Planning Regulations ................ etteeerereiseersseeasassaearrrrrre prererraneana 110 anens e bas 5
‘Changes in County PLANRINE RESUIALIONS .....o.oveeeeeeeeereeeeeeeeeeseeseesersessssssssieessssst s snsrasss 14
Changes in Municipal Land Use Regulations........ccooreveeeeee. — . i — 15

Master Plan Problems & Objectives OSSO [
Cﬁanges Recommended for the Master Pla_in or Development Regulations ........cocvvveeniinnc o 23

Recommendations Conceming the Incorporation of Redevelopment PIAnS ......oo.eeveeeenees "y




2018 Master Plan Reexamination Report
Township of Mansfield

Introduction

The New Jersey Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) stipulates that each
_ municipality in the State’ of New Jersey shall reexamine its Master Plan and development
regulations at least every ten years. Speeifically, N.J.S.A. 40:55D-89 states:

“The governing body shall, at least every ten years, pmvidé: for a geneiral
reexamination of its Master Plan and development regulations by the Planning
Board, which shall prepare and adopt by resolution a report an the {indings of
such reexamination, & copy of which report and resohition shall be gent to the
County Planning Board and the municipal clerk of each adjoining municipality.”

The purpose of a Master Plan Reexamination (“MPR™), prepared in accordance with the
Municipal Land Use Law, is to periodically reexamine the master plan, zoning, and land
-development regulations of a mumicipality to determine whether they continue to address the
development goals and objeciives of the municipality and to provide recommendations that will
address proposed changes in development goals, the impact of development within the
municipality and the impact of planning and development regulations by the Counity, the Stal:e of
New Jersey and the Federal government.

The Manstield Township Master Plan was adopted in January 1999. A Reexamination and
Amendment of the Master Plan was adopted in April 2001. Changes were recommended in the
2001 MPR to remove the Village Residential Zone, allow Adult Retirement Commiunities to
become a conditional use, not limited to one specific parcel and o restore the prevmus
boundaries of the Industrial Zone.

In July 2002, the Master PIan was again amended to recommend the rezoning of lands just north
of Beattystown on the east side of Route 57 from R-2 to B-2. This arca has since been developed
withi The Shoppes Af Mansfield shopping center. In August 2008, the Land Use Board adopted an

* MPR in accordance with the six-year timeframe then required by N.1.5.A. 40;5502-89,

This 2018 MPR reviews the 2008 Reexamingtion Report. The major problems and objectives
identified in this document and hosw those pmblems and objectives have changed are the subjcct
of this reexamination report.

This resxamination of the Township of Mansfield Master Plan conforms to the requirements of
the Munmlpal Land Use Law .':md addresses the requirements of N.LS.A 40:55D-89 by
mcludmg the following: - :

A. The major problems and objectives relating to land development in the municipality at the
.+ time of adoption of the last reexatnination report,
! S |
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B, The extent to which such problems and objectives have been reduced or have increased
subsequent to such date.

C. The extent to which there have been significant changes in the assumptions, policies and
objectives forming the basis for the master plan or development regulations as last revised,
with particular regaed to the density and disteibution of population and land uses, housing
conditions, circulation, conservation of natvral resources, encrey conservation, collection,
disposition and recycling of designated recyclable materials, and changes in State, county
and municiﬁa_l policies and objectives.

D, The specific changes recommended for the master plan or development regulations, if any,
including underlying objectives, policies and standards, or whether a new plan or
regulations should be prepared.

E. The recommendations of the planning board conceming the incorporation of redevelopment
plans adopted pursuant to the "Local Redevelopment and Housing Law®, N.LS.A.
40A:12A-1 ef al., into the land use plan clement of the municipal master plan, and
recommended changes, if any, in the local development repulations necessary to effectuate
the redevelopment plans of the municipality.

It is Important that a Master Plan be kept up-to-date and flexible so that it can respond fo
changing conditions and reflect the curient land use policies of the municipality. The Master
Plan should be a document that is easily amended so that it can respond to both concemns and
opportunities. The aforementioned requirements of the Municipal Land Use Law are addressed
in the sections of this report that follow. '

Municipal Summary

The Township of Mansfield is located i the southeastern portion of Warren County, New
Jersey. It is bordered by Washington Township, Oxford Township, Liberty Township and the
Town of Hackettstown in Warren County. MansiTeld’s southem boundary is coincident with the

- Musconetcong River, which separates Mansficld from Lebanon Township in Hunterdon County

and Washington Township (aka. Long Valley) in Morris County.

The Township of Mansfield was founded as Mansfield-Woodhouse Township in 1754 fiom
Greenwich Township in Sussex County. It was later incorporated as Mansficld Township in
1798. Mansfield was one of the six municipalities within Warren County at its creation in 1324,
With approximately 30 square miles today, Mansfield is much smaller in area than it was in
1824, with portions subsequently set off to Franklin Township, Washington Township,
Washington Borough, Oxford Township, and Hackettstown. '
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Mansfield has maintained its rural agricultural characteristics for the northerly two-thirds of the
Township. Meanwhile, the southern poition along State Route 57 is built-up with suburban
shopping centers, apartiments and single-family residential development, The Township has not
seen any significant changes in land use since 2008 that impact the overall character of the
municipality.

Significant Changes in Assumptions, Policies and Dbjectives

Changes in Demographic and Economic Conditions

At the time of the 2008 MPR, the latest Census Data was from 2000. It is instructive to compare
2000 Census Data with 2010, and also with the most up-to-date American Com:hunity Survey
(ACS) data, which is from 2016. The ACS iz an ongoing survey conducted by the U.S. Census
Bureau. The ACS gathers information previously only available in the decennial census.

Key Demographic Indicators - Mansfield Township

Total Population 6,653 7,725 7.516 -
Median Age 371 40.7 447
Total Households ' 2,334 I 2,972 3,102
Total Housing Units: 2,415 3,316 3417
Owner Ocoupied 1,685 1,739 17792 |
Renter Occupied 649 1,233 1,337
Average Household Size: i . '
Owner Occupied Unit 1 295 2.81 -
Benter Oceupied Unit 2,28 2.15 -

1. U.5. Census Data
2. Ametican Community Survey Data

Key Economic Indicators - Mansfield Township

=

Suliject

2000 ! Mg -

Median Household Income b61.763 . $74,063 . $6d. 756

| Per Capita Income ' $26.277 $32,259 $35,182
Percent of Individuals Below 3.9 6.3 1 - 58
Poverty Level : - '

LGS, Census Data
2. American Commonity Survey Dara

The above data indicates an increase in total population in Mansfield between 2000 and 2010 of

aver 16% but then the total population declined by 2.7% between 2010 and 2016. The increased
) |
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population was reflective of the number of new housing units built in the Toswnship between
2000 and 2008. After the Recession of 2008, very little housing has been construcied in the
Township and average household size has been declining also contributing to lower population
totals. Housing construction trends are shown in data from NJ Department of Community
Aftairs ("NIDCA™), which tracks all Certificates of Occupancy and demolition permits issned
for housing units for all New Jersey municipalities, The year-by-year data for Mansfield
Township since 2000 is shown in the following table: '

HISTORIC TREND OF RESIDEMTIAL CERTIFICATES OF QCCUPANCY B DEWADLITION PERMITS

: _ " g1 ‘0 '3 D4 05 e ‘07 De 09 10 11 12 13 '14 15 16 17 Tetal
COs |ssiped . 6 . 38 - 10 i w o= a 8°1 2.1°1 0o g g 3

1 2 128
Dermclitlons L] a 2 1] o] i1 7 2 2 01 2 3 4 1 1 g & 42
Met Development am 38 8 ES a0 -3 -4 7 10200 173 4 -1 2 i -4 36

|Suurce: "Mew Jersey Construction Reporter” - New Jersey Department of Community Affairs. L i

As shown in the table above, 128 housing units were built between 2000 and 2017, The number
of demolitions during the same time period was 42, [Juring the last ten years, demelitions (20)
have actually excesded new CO's izsued (11}

Another trend in the population dafa that is very evident is the aging of the pﬂpulaﬁuﬁ. The
median age in 2000 was 37.1 vears; in 2010 it was 40.7 vears, and in 2016 it was 44.7 vears. The
2016 median age iz higher than both Warren County {43.1 vears) and the State (39.5 years).

In terms of incoine, both median household income and per capita income have increased over
the vears. The reported median househeld income in 2016 of $64,7536 is about 90% of that for
both Warren County and the State. This fipure, as well as the 2010 median household income are
suspect however becanse of the rc]atwal:-,f low number in 2016 and the hlgh number in 2010
gspecially in conparison to per capifa income. The per capita income shows a steady increase
aver the years of approximately 2% per year in comntrast to the uj and then downward trend of the
reported household income. The per capita income in fact, is about the same as for Warren
County in 2016 (335.386) and a little less than the State ($37.538). The percent of individuals
below the poverty level at 5.8% in 2016 is less than Warren County at 7.9% and the State at
16.9%. Nevertheless, 1t is considerably hlgher than in 2000 (3.9%) but less than in 2010 (6.3%)
during the recession.

Land Use Changes

Property tax data is whlized to identify changes in land use since the 2008 MPR. The NIDCA-
Division of Local Government Services (“DLGS™) publishes a summary of the tax ratables for
cach year. From 2008 to 2017, the Township gained 177 vacant parcels, which would indicate
that larger vacant tracts have been subdivided into smaller building lots, yet remain vacant and
.umbuilt.  Meanwhile, the Township also saw an increase in the number of commercial and
industrial parcels, indicating that new nonresidential development has occurred sinee 2008,

4|Page
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The most notable change since 2008 is the decrease in total equalized assessed property values’
from $969.9 million to $728.6 million for private properties in the Township. Based on these
values, the average residential property value was $349,000 in 2008, which fell to $245,000 by
2017, This decrease in value is most [11(&]1? attributable to the economic recession and housing
collapse of 2008,

_ Property Tax Ratable Base

Land Use Type- Number of Parcels - Property Value :
' 2008 | 2017 | % Change 2008 2017 % Change
Vacant 560 | - 737 32% 1 $22.665,982 | . $17.831,084 21%
Residential 1,813 | 1,797 -1% | $632,968,475 | $441,647,484 -30%
Farm Homestead 176 | 188 % | $74,529912 | $56,796,264 -24%
Farm Land 304 302 -1% $3,913,050 $3.608,470 -8%
Commetrcial o506l 22% |. $139,255,425 | $125,128,752 -10%
Industrial 13 14 8% | $23.598.680 | $18,703,844| @ 21%
Apartments 4 41 - 0% | $73.020,381 1 $64,848,197 -11%
Total Value [ 2,920 | 3,103 6% | $969,951,906 | $728,564,095 -25%
Source:; htrp:.-‘mw.sm.nj.usfdcw‘diﬁsionse’dlgsi"re:snumesfpmperty_taxMI

Employment Changes

The NJ Department of Labor and Workforce Development (‘NJDL‘WD ") maintains tabulations
of employment and wage data for employers covered under the New Jersey Unemployment
Compensation Law. The data is published quarterly and annually, utilizing the North American
Industry Classification System (NAICS). The datd shows that in 2008 there were 77 privaie .
sector businesses in Mansfield, which decreased to 28 in 2017. There were 1,209 private sectot
employees in 2008, earning an average annual salary of $41,600. In 2017, there were 1,003
_employees earning an average of $38,546 annually. This decrease in empleyment data indicates
a decline in economic conditions in the Township since 2003.

Changes in State Planning Regulations

State Development and Redevelopment Plan (SDRP)

In March 2001 the. New Jersey State Development and Redevelopment Plan (SDRP) was
adopted, which amended fhﬁ.pl‘f:\fimw plan adopted in 1992, In 2010, the State released a new
draft State Plan, which went through public comment and hearing. The Drgft Final State

! These waluss have been adjusted usimp to the State Equalization Ratio for the respective year. The
equalization ratio is the cate of property assessed value compared to market value. The equalization ratio o 2008
was 63.20 percent, meaning that the Township assessed propertiss an averags of $68.20 for each F104 in market
value. The equalization ratio in 2017 was 92,62 percent. The assessed property values reported by the DLGS have
been adjusted to represent comparable market value; however, these figures have not been adjusted for inflation!
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Sirategic Plan: State Development omd Redevelopment Plan was approved in November of 2011
and is still awaiting final adoption. As this is the most recent SDRP, it has been reviewed for the
purposes of this report. The dacument contains only four goals, which are:

»  Goal #1: Targeted Economic Growth — Enhance opportunities for attraction and growth of
industiies of statewide and regional importance,

. Goal #2: Effective Plarming for Vibrant Regions — Guide and inform regional planning so
' that each region of the State can experience appropriate growth according to.the desires and
assets of that region,

+  Goal #3: Preservation and Enhancement of Critical State Resources - Ensure that strategies
for growth include preservation of the State’s critical pafural, agricultural, séeuic,
recreation, and historic rescurces, recognizing the roles. they play in sustaining and
improving the quality of life for New Jersey residents and attracting economic growth.

. Goal #4: Tactical Alighment of Govemment — Enable effective resource allocation,
coordination, cooperation and communication among those who play a role in meeting the
mission of this Plan.

It should be noted that this new plan does not mclude a map, nor dues it include planning area
designations as the 2001 Plan did.

Mumc:pal Land Use Law (MLUL}
Notable amendments to the Municipal Land Use Law (MLUL) since the 2008 MPR include:

1. The MLUL was amended to include the “Statewide Non-residential Development Fee Act™

ai N.JLACA0:55D-8.1 through 8.7, which allows municipalities to collect development

_ fees for non-residential development to be utilized for the provision of low- and moderate-
income housing (Sections 32 through 38 of P.L.2008, .46, approved July 17, 2008).

. 2. The Statewide Non-residential Development Fee Act was later smended by the “New

lersey Economic Stimulus Act of 2009” (P.L. 2009, ¢. 90, approved JTuly 28, 2009),

3. 'NJAC. 40:55D-66,11 now provides that renewable energy facilities on “parcels
comprising 20 or more contiguous acres that are owned by the same person or entity shall
be a permitted use within every industrial district of a municipality (P.L. 2009, c. 35,
adopted March 31, 2009).

4. A Master Plan Reexamination Report is now required at & minimum of once every 10 years

instead of every 6 years (P.L. 2011 ¢. 65, approved on May 4, 2011),

b[Page
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5. The MLUL was amended to define "inherently beneficial use” for purposes of zoning
variance and specifically includes facilities and structures that supply electrical energy
produced from wind, solar, or photovoltaic technulugles (P.L. 2009 ¢. 144, approved on
November 20, 2009)..

6. The MLUL was amended to add a “Green Buildings and Environmental Sustainability Plan
Element” to the components that comprise 4 munir;:ipa.l master plan, which shall provide
for, encourage, and promote the efficient use of natural resources and the installation and
usage of renewable energy systems: consider the impact of buildings on the local, regional
and global environment; allow ecosysterns to function naturally; conserve and reuse water;
treat storm water on-gite; and optimize climafic conditions through site orientation and
design (P.L. 2008, c.54, approved on August 5, 2008),

7. General development plan (GDP) protection can now be extended to development projecis
situated on sites less than 100 acres based on certain criteria. GDP’s can now be sought for
projects with a non-residential floor area of 130,000 square feet or more, or with 100
residential dwelling units or more, on sites of 100 acres or less (P.L: 2011 ¢. 86, approved
July 1, 2011).

8. The MLUL was amended to a]low'municipalities to authorize nanmntigﬁaus dcvn:lopm.ent,
including the transfer .of floor area ratio or density between noncentiguous parcels (P.L.
2013, ¢. 106, approved Augnst 7, 2013). '

9.  The MLUL was amended to require that for any land use elemient of a municipal master
plan adopted after the effective date of P.L 2017 ¢ 275 (January 8, 2018), the land nse
glement shall inchide a statement of sirategy concerning: smart growth, including

- consideration of potential locations for the installation of electric vehicle charging stations;
storm resiliency with respect to energy supply, flood-prone areas, and environmental
infrastructure; and environméntal sustainability (P.L 2017 ¢. 275, approved on January 8,
2018). '

Local Redevefopment and Housing Law (LRHL) _
A “Non-Condemnation Redevelopment. Area” provision was included in the Local
Redevelopment and Housing Law (N.J.S.A. 40A:12A-6) by P.L. 2013, C. 159, approved on
September 6, 2013, This amendment significantly changes the way that municipalities may
designate areas in need of redevelopment pursuant to the Local Redevelopment and Housing
Law (N.J.S.A. 40A:12A-1 et seq.). Chapter 159 provides that & municipality make a decision to
utilize or reserve the power of eminent domain at the beginning of the redevelopment process.
When a planning board investigates whether an area should be designated as being “in need of
redevelopment”, the municipality must indicate whether it is zeeking to designate a potential -

redevelopment area as a “Non-Condemnation Redevelopment Area” or a “Condemnation
I
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Redevelopment Area”. The evaluation criteria for each type of redevelopment area are the same
except for determining whether the power of eminent domain will or will not be exetcised.

Council on Afferdable Housing (COAH)

Manstield did not participate in COAH’s First Round of Substantive Certification but petitioned
for Second Round Substantive Certification on Apeil 13, 2000, Mansfield received Second
Round Substantive Certification from COAH on August 2, 2000.

Mansfield petitioned for Third Round Substantive Certification on Augnst 2, 2006. Mansfield
was notified that the COAH review process had begun by letter from COAH dated Qctober 13,
2006. Mansfield has received no further correspondence or had otherwise been contacted by
COAH since the October 13, 2006 letter. COAH ceased all reviews, including Mansfield's,
when litigation was filed on January 24, 2007 opposing the Third Round Bules.

In October of 2008, COAH adopted numerous amendments to its substantive and procedural
regulations fo address the Third Round fair housing requirements in New Jersey. The Third
Round methodology, adopted in September 2008, required that & municipality’s fair share consist
of three elements: the 1) rehabilitation share, 2) any remaining Prior Round obligation that was
_not provided for, and 3) the Growth Share or Third Round, which is based upon one affordable
housing unit for every four market-rate units built and one affordable unit for every 16 new jobs
created.  In addition to these new rules, COAH allocated new rehabilitation, Prior Round and
Third Round cbligation numbers to each municipality. Additionally, the Stafe legislature passed

- Assembly Bill A-500 (now P.L. 2008) that made significant changes to COAH’s tules.

Mansfield adopted a new Housing Element & Fair Share Plan on June 18, 2012 but did not
petition COAH for Third Round Substantive Cettification. ' '

In 2009, appeals were filed regarding the new Third Round rules’ methodology.  The case
worked itz way through the Appellate Division and finally went before the Suprerhe Court, Oral
argument occurted in November 2012 and an Order was finally issued by the Supreme Court on
September 26, 2013. The Supreme Court ruled that the key set of rules establishing the growth
share methodology as the mechanism for calculating “fair shares™ was inconsistent with the Fair
Housing Act {FHA) and the Mount Laurel doctrine. The Supreme Court instructed COAH “tg)
adopt new third round rules that use a methodology for determining prospective need similar to
the methedologies used In the first and se-c:pnd rounds,” within five months. In March 2014, the
N.J. Supreme Court extended the deadline for adoption of rules to November 2014.

After COAH failed to promulgate its revised rules by the November 2014 deadline, the Supreme
Court made & ruling on March 10, 2015, which allows for judicial review for constitutional
compliance, a3 was the case before the FHA was enacted. The ruling allows low- and moderate-
income families and their advocates to challenge exclusionary zoning in court, rather than having
to wait for COAH to issue rules that may neyer come. It also provides a municipality that had

f[Page
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sought to use the FHA’s mechanisms the opportunity to demonstrate constitutional compliance
to a court’s satisfaction before being declared noncompliant and then being subjected to the
remedies available through exclusfonary zoning litigation, inchiding a builder’s remedy.

" Pursuant to the March 10, 2015 Supreme Court Order, Mansfield filed a motion with the court on
July 9, 2015 seeking a Declaratory Judgement that the municipality has fulfilled its constitutional
obligation to provide affordable housing. Mansfield s eurrently in the pmces's of negotiating &
Settlement Agreement with the Fair Share Housing Ceﬁter to determine the Township’s
affordable housing obligations and the proposed mechanisms to address the obligations. A new
Housing Element and Fajr Share Plan, along with any additional documentation (such as a
Spending Plan, Affirmative Marketing Plan, Affordable Housing Ordinance, etc.) will need to be
adopted by the Land Use Board consistent with the terms of the Settlement Agreement.

- Stormwater Management Program
Enacted on February 2, 2004, New Jersey’s stormwater management program, comprised of two
separate Rules (N.JA.C. 7:8 and 7:14A), establishes a framework for addressing water quality
impacts associated with existing and future stormwater discharges. Together with the new Flood
Hazard Conirol Act Rules (N.JAC. 7:13), they provide for Catepory One (Cl) Water
Protection, including a 300-foot Special Water Resource Protection Area or riparian buffer for
new major development adjacent to all C1 waters and upstream tributaries of C1 waters within
the same HUIC-14 sub-watershed. These regulations have implications n Mansfield Township as
the Barker’s Mill Brook, Hances Brook, Musconetcong River, Pequest River Pohatcong Creek,
Shabbecong Creek, Trout Brook, and Tunnel Brook are all classified ag C1 waterways. '

The Township has complied with the 2004 rule changes as follows:

1. Obtaining a Stormwater Permit from the State of New Jersey and addressing the Statewide

' Basic Requirements (SBN’s) in that permit on a recurring basis, '

Prepating and adopting a Stormwater Management Plan.

Preparing and adopting a Stormwater Control Ordinance.

4.  Reviewing development applications for compliance with the adopted Stormwater Control
Ordinance where applicable.

Wb

Mansfield Township is classified as a "Tier A Municipality’ and is responsible for preparing a
Storm Water Pollution Prevention Plan (SPPP) and providing updates as necessary pursuant to
its MS4 Permit. In addition, the Annual Stormwater Report, which is required to be filed each
year with NJDEP, requires cerfification that the SPPP has been adopted and is ewirent. The
Township adopted an update to the SPPP in June 2016 to reflect current information, so the -
Township will continue o be in compliance with its MS4 permit. '
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The Highlands Act

Of all the State initiatives since 2001, the one of greatest significance to MansﬁcI-::‘l is the
Highlands Water Protection and Planning Act (Highlands Act). The Highlands Act was passed in
Angust 2004 with far reaching consequences for the future of development in Mansfield and the
rest of the Highlands Region. The Act established a Preservation Area and a Planning Area with
the area under the jurisdiction of the Highlands Council. Mansfield Tﬂwnsh'ip has 13,032 acres in
the Preservation Area and 5,969 acres in the Planning Area of the Highlands Region.

Through passage of the Highlands Act, the New Jersey Highlands Water Protection and Planning
Couneil (Highlands Council) was created and charged with the task of developing a Regional
Master Plan to protect the critical natural resources and other features of the Highlands Region,
A fundamental aspect of the Highlands Regional Master Plan is the process known as Municipal
Plan Conformance. The Highlands Act directed the Highlands Council to develop a set of
requirements to protect the- Highlands Region, which includeé mandatory restrictions over land
use and development practices within the Preservation Area and provisions for voluntary
municipal conformance within the Planning Area. In summary, Plan Conformance on behalf of
municipalities is mandated within the Preservation Area and voluntary within the Planning Area.

. On December 10, 2008, the Mansficld Township Council adopted a Resolution 2008-104 Notice.

of Intention to Petition the Highlands Council for Plan Conformance. The Township also
participated in Module 1 (Current Municipal Conditions and Build-Out Analysisy and Module 2
{Land Use and Resource Capacity Analysis) of the Highlands Plan Conformance process, which
was funded by a grant from the Highlands Council. The purposse of Modules 1 and 2 is to
develop a build-out analysis that incorporates the policies and objectives of the RMP.

A Municipal Build-Chut Report was prepared for Mansfield in September 2009, The RMP build-
out process requires a Limiting Factor Analysis to examine three categories of constraints:

1. Land Based Capacity (potential developable lands);

2. " Resource Based Capacity (Septic System Yield and Net Water A\'ﬂlIﬂblIlt}-‘j and

3.  Utility Based Capacity (public water and wastewater).

The Municipal Build-Out Report provides the results of the local build-cut analysis based on
potential dévelopable lands and existing municipsl conditions, including sewer and water supply
capacity and Net Water Availability where relevant. It incorporates the results of the Modules 1
and 2, which were completed through a detailed process involving a cooperative effort of the
municipality and the Highlands Council. The RMP build-out analysis for Mansfield estimates
the following new development results for potantlal developable lands for the entire

. municipality:

[. Development in Wastewater Utl]lt‘_‘,' Service Areas: 14 residential dwelling units and
119,375 square feet of non-residential developiment, resulting in a wastewater demand of
' [ : ' i
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6,525 gallons per day (gpd}, or 0.006525 million gallons per day (MGD), and estimated
public water supply demands of 4,300 gpd, or 0.0043 MGD. -

2. Development in Septic System Areas: 237 septic systems in the Planning Area for all
RMP Land Use Capability Zones and HUC14 subwatersheds, and 56 septic systems in
the Preservation Atea.

The build-out results based on pﬂtennal develﬂpablf: lands are not constrained by water suq:bl:tlyr
utllltj-’ capacity and wastewater utility capaclt},f The water supply demands from the build-out are
constrained by water availability resulting in a constraint on build-out potential of 0.000566
MGD in one subwatershed, which is 18 percent of the [and-based total build-cut demand for the
" Hackettstown WPCF, and a comstraint on build-out- potential of 0.001367 MGD in another
subwatershed, which is 41 percent of the land-based total build-out demand for the NYK
Logistics and Megacarrier facility. The remaining wastewater utility capamty aﬁ:er all RMP
build-cut demands are met, 1g constrained by water availability.

Ta date,lth-: Township has nﬂt.mmpleted any of the other Modules and has not petitioned the
Highlands Couneil for Plan Conformance.

Water Quality Management Plannmg :

The New Jersey Department of Environmental Proteotion (NJDEP} administers the Statewide
Water Quality Management (WQM) Plannifig rules, N.J.A.C. 7:15, in conjunction with the
Statewide WQM Plan, which together constitute the Contmuing Planning Process conducted
pursuant to the Water (ality Planning Act, N.J.S.A. 58:11A-1 et seq., the Water Pollution
Control Act, N.J.5.A. 58:10A-1 et geq., and N.J.S A, 13:1D-1 et seq.. an-::'l as required by Sections
303(e) and 208 of the Federnl Clean Water Act (33 U.S.C. 1251 ef seq). The intent of the
continuing planning process is to, align-federal, state, regional and local land use planning to
ensure that these land use plans do not conflict with each other. '

NIDEP last smended the WQM Planning rules (N.J.A.C. 7:15) on November 7, 2016 (47 N.J.R.
2531(a)), which repealed the 2008 wversion of the rules. The NIDEP rules adoption notice
provided the following summary of the new rules: -

The new rules reflect the NJDEP's determination that water quality
planning should be based on the principle that “plarning” involves the
ability to consider a range of options to solve or avoid problems; planning
should not be directive or rigid. As part of its revised approach, the
NIDEP reduced the number of analyses required, and revising the timing
of their required submission, simplifying the water quality planning
process, and cominitting to providing assistance to local communities as
necessary to address water quality issues within particular communities.
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The Department will no longer mandate that the wastewater management
planning agencies conduct all of the analyses previously required as part
of the wastewater management plan (WMPY, or that local communities
downzone or enact nonpoint source pollution prevention ordinances as 3
condition of WME adeoption. The adopted new rules recognize that '
determinations regarding the land use impacts of future development and
the means to address wastewater treatment needs are more appropriate at
the permitting stage, when detailed site-specific information is available,
Because the rulemaking is a repeal and replacement of this chapter,
adoption of the new rules will result in Executive Order 109 (2000)
{(EO109), which directed the NIDEP to require appropriate alternatives
analyses before approval of a WMP or amendment therefo, becoming
inoperative. ' '

The Warren County Board of Chosen Freeholders opted not to accept the role of responsible
eritity for wastewater management planning in’ Warren County, Each municipality in Warren
County is therefore responsible for preparing their own municipal wastewater management plan. -
Mansfield last adopted a wastewater management plan in 2007, which projects wastewater needs
through the ‘vear 2024. The Township of Mansfield has not updated its wastewater manhagement
plan based upon the 2008 or 2016 NIDEP wastewater management planning rules,

Together Narth Jersey :
In November 2011, the U.S. Department of Housing and Urban Development (HUDY} awarded -
Together North Jersey (“TNJ”, also known as the North Jersey Sustainable Commmnities
Consortivm} a $5 million Sustainable Commuonities Regional Planning Grant, The grant is
matched with an additional $5 million in leveraged funds from project partners. TNJ brought
'tc-gether a coalition counties, municipalities, educational institutions, nonprofits, businesses and
ather groups, to develop the first comprehensive plan for sustainable developinent for the 13
northern New Jersey counties: Bergen, Essex, Hudson, Hunterdon, Middlesex, Monmouth,
Morris, Ocean, Passaic, Somerset, Sussex, Union and Warren., )

The final TNY Plan was released in November 2015, The plan presents an overview of the TNT
regional planning process that took place from 2011 to 2015 and proposes strategies for
achieving a competitive, livable, efficient, 4nd resilient region. The Goals and Objectives of the
TNJ Plan are as follows: ' '

(zoal 1: Grow a Strong Regional Economy
. Keep and create well-paying jobs. |
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Ensure infrastructure (transportation, utilities, and communications) is in good repair, can
support economic development and is resilient to’ extreme weather. _

Ensure the region’s workfoice has the trammg and skills needed fo support currf.:nt and
future industry needs. '

Support small businesses and entrepreneurship.

Goal 2: Create Great Places

Maintain or expand vibrant downtowns and “main streets.”

Create safe, stable, resilient neighborhoods w1th h1gh--.1ua11t:,.r housing r:bptmns affordable to
a range of incomes. :

Preserve and enhance the character of existing neighborhoods and communities, -

Make it casier and safer to walk, bike and take transit. o,

Goal 3: Increase Access to Opportunity

Connect where people live with where they need to go.
Create inclusive, mixed-income neighborhoods.
Maintain and improve the quality of schools.

. Improve access to mmmumty, arts, cultural am:'l tecreational resources. (e.g. theaters,

musenns, libraries, senior centers, youth activities, and parks).”
Improve public health and access to health services.

" Goal 4; Protect the Environment

Preserve and enhance open space, natural areas and wildlife habitat.
Improve air quality and reduce emissions that contributz to climate change.
Increase ability to respond to and recover from extreme weather events.
Improve water quality and ensuie adequate supply.

f ﬁual 5: Work TﬂgethEr

Ensure broad participation in planning efforts, 1m:ludmg pc-pulatlons tradltmnally undep
reprezented. s

Foster collaboration among levels of governnient and provide a regmnal framework for
making decisions about growth and investment.

Respect property rights during planning and implementation.
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Changes in County Planning Requlations
Warren Heritage Byway (NJ State Route 57)
New Jersey State Route 57 is a 19-mile two-lane roadway that runs west from Hackettstown

- through Mansfield Township, Washington Township, Washington Borough, Franklin Township,

Greenwich Township and Lopatcong Township. The entire Route 57 corridor was designated a
State Scenic Byway in February 2009. The Warren Herltage Bwa}' Corridor Management Plan
i« WI-[BCMP "y was released n November 2010,

The WHBCMP provides the following dcscnptmn of the Warren Heritage Byway through
Mansfield Township: : .

Mansfield Township MP 12.67-20.54

Entering Mansfield Township, the views become more atiractive as the
Musconetcong River gefs closer to the roadway. The hamlet of Anderson
(MP 14,1} is a favorite scenic spot with its historic homes, hotel, and church
at the bottom of a large hill.

One of the best locations to access the river for recreation and other uses is
the Point Mountain Section of the Musconetcong River Reservation at MP
144, This site consists of over 700 acres of parkland along the
. Musconetcong  Mountain range and  gorge, providing . visitors with
oppottunities for mountain biking, fishing, horscback riding, canoeing,
cross-country skiing, hiking, hunting, nature stady and picnicking.

Departing from the River Reservation, travelers encounter Penwell Lime
Kiln #1 (MP 14.7) just off Route 57, A site of countywide importance, this
lime kiln is representative of the process wsed to burm limestone ock. The
resulting lime was used fo stabilize and change the pH of farm sails and was
mcorporated in a variety of construction materials,

Begimning at MP 15.3 and continuing through MP 182, travelers along
Route 57 can see glimpses of the Musconeteong River flowing alengside the
highway. Across from the river at MP 158 is Miller Farmstead, a cluster of

. outbuildings and a farmhouse listed on the State and National Historic
Registers. The farmstead covers 108 acres, and was constructed in 1924 in
the Greek Revival style. '

Historic Beattystown (MP 19.3), originally known.as Beatty’s Mill, was
settled circa 1760. The oldest historic village in Mansfield Tovmship, it was
originally settled as a mill town. At that time, i was the most important trade
center on the southeastern edge of what would become Warren Courity.
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The WHBCMP provides the following vision statement for the corridor: .

e To preserve and enhance the beauty of natural, cultivated, and built landscapes and their
relationship to our history, culture, and future,

«  To enhance tourism in proximity to (:e-nters of recreation ard cominerce.

¢« To encourage land uses that create and complement scenic viewsheds, vistas, and
panoramas,

=  To highlight historic mtes and, through her1tage tourism, help residents and tourists
discover the stories in the landscape.

*  Tomitigate the tensions hf:tween_preaewatiun and development,

According to the WHBCMP, the zoning in Mansfield could Impact the quaht}f of the scenic
corridor. Spetifically, the WHBCMP states, “Directly on Route 57, at Port Colden near the
Mansfield Township border, there are areas zoned for Planned Industrial on three acre lots and
Valley Residential on four acre lots. Development of this Valley Residential zone could affect
scenic viewsheds; depending on the location and desigh of new structures; this area appears to be
one of those most vulnerable to the potential loss of scenic resources.”

To guide future land use along the byway and help protect the corridor’s valued qualities, the
WHBCMP: recommends a number of strategies and techniques, including land acquisition,
scenic easemenis, scenic corridor overlay zoning, or conservation zoning, NIDOT has prepared
a Route 57 Corridor Plan Implementation Toolkit to guide municipalities in implementing
techniques fo protect the byway. Guidelines for scenic cotridor overlay zoning, scenic
dasemnents, and conservation =zoming can be found on the NIDOT website at
https://www.stale.nj.us/transportation/works/studies/rt57/maps.shim and are included in the
Appendix, '

Changes in_ Municipal Land Use Regulations
Since the adoption of the 2008 MPR, the Township Commitiee adopted the follﬂwmg ordmance
amendments affecting land use:

»  Ord. No. 2010-20 (Adopted 11-23-2010) - Amending Chaptf:r 30 of the Land Use
Administration and Procedures regarding Attorney, Engineer, and Expert Fses, :

» Ord. No. 2011-17 (Adopted 8-24-2011) - Amending Chapter 22 of the Zoning Ordinance
to Provide Regulations Regarding Renewable Energy Facilities (Solar and Wind).

e Ord. No. 201209 (Adopted 1-9-2013) - Amending Chapter 19 of the Land Use
Administration and Procedures by Providing a Penalty Provision for Failure to Comply
with Conditions Imposed on Land Subdivision, Site Plan or Variance Approvals.

s+  Ord, No, 2013-17 (Adopi;f:d 12-11-2013) - Am&nd'ing Chapter 19, Section 7.10, Land
Use Administration Fees.

15|Page




2018 Master Plan Reexamination Report

- Township of Mansfield

e  Ord. No. 2015-05 {Adopted 6-10-2015) - Amending Chapter 22 “Renewnable Energy
Facilities™

»  Ord. No. 2015-07 (Adopted 6- 1!]-2[}15) Providing for the Maintenance of the Code;

- Repealing and Saving from Repeal Certain Ordinances Not Included Therein;
Establishing a Penalty for Altering or Tampeiing with the Code; and Making Certain
Changes in Previously Adopted Ordinances.

'Ord. No. 201508 (Adopted 6-24-2015) - Amending Chapter 256 to Prohibit Certain
Nuisances _

* Ord. No, 2015-13 (Adopied 9-23-2015) - Adding a Chapter Entitled “Residential
Maintenance Code™ Including & New Section to Establish Standards for the Registration
and Maintenance of Vacant and ﬁbandoned Residential Properties in Forecl::-sure by
Creditors

= Ord, No, 2017-03 (Adﬂpl:ed 2-23- 2{]1’}’} - Amending and Supplementing Chapter 363
Article V Titled “Signs” to Create A New Sectmn 363-24.1 Titled “Signs th:blted on
Public Property™.

*  Ord. No, 2018-09 (Adopted 10- -24-2018) — ﬁmendmg Section (Prohibited Uses) Df the

- Township Land Development Ordinance to prohibit marijuana cultivation facilities, -
marijuana production or manufacturing facilities, maruuana testing facilities, and retail
marijuana stores in all zone dlSt[‘lCtS ' '

Master Plan Probles & Objectives |

As required under N.J.S. A, 40:55D-89 (a) and (b), the following section of the' MPR examines
the major problems and objectives relating to land development in the Tovwnship of Mansfield
that were imcluded in the 2008 MPR and. identifies the extent to which such problems or
objectives have changed. The goals and objectives of the 1999 Master Plan were reiterated and
teviewed in the 2008 MPR. There was one mhain goal with nine additional specific goals, each
with one or inore related objectives, as follows: ' ' : '

Overarching Goal: _ : _ :

The niain goal of the 1999 Master Plan is to protect the quality of life in Mansfield and to
preserve this unique and historic community for generations to come. This rural, agricultural and
residential community inclides intact hamlets and villages, reflecting the community life of
previons centuries. Mansfield's mountainous conditions, ‘along with other environmental
constraints, have resulted in less-than-average population densities and provide a rural and
- peaceful setting. These environmental constraints need special protection,- -

To achieve this main goal, the following specific goals and objectives are established: for
Mansfield Township:
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1. Agricultural Preservation

Goal I: Preserve active farmiaonds and encouroge their continued viability which recognizes
that farming is an integral component af the economy of the Township dnd the region.

Objective 14: Monage growth cma‘“ development in agriculiural orens such Iﬁar rhe hest
agricultural soils should be permanently preserved for farming and deveiapmenr should
_ocewr f rst on the Ieasf usable agricultural soils.,

Qbjective IR: Encoumge and coordinate Tocal agricultural land wse preservation with
the programs of the staté and county and with adjoining municipalities.

2008 MPR Review: This goal remains as valid in 2008 as it was i 2002, if not more so. The
Township of Mansfield since 2002 has seen several paveels acquired and presevved as firmiand
within the Township. These have in general either been gequired wiilizing monies from the open
space.trust fund or via the efforts of state and county agencies. ds of June 2008, over 600 acres
hirve been preserved. ' :

2018 MPR Review: Agricultural preservation contimues to be an important objective for
Mansficld Township. Prior to 2008, there were a total of §35.1 preserved agricultural acres in
‘Mansfield. Since 2008, an-additional 704.8 aéres have been preserved. Mansfield now ranks the
seventh highest in total agricultural acres preserved of the 22 municipalities in Warren County., 2

2. Envimnméntal Protection

Goal 2: Protect environmentally sensitive areas, preserve the natural environment, cmd
ensure ( companbfe balance between econgmic and enwmmm‘aﬁ frierests.

Objective 24 Profect env:mnmenfaﬂy critical areas_from development by prfavennng
. encroachment on sensitive greas suck as wetlands, 100-year flood plains, and steep
slopes in excess of 25%. - . '

Objective 2B: Continue to require new development to observe rigorous performance
standards fo minimize adverse environmental :mpacas

Objﬂcﬂm 2C+ Relate development standards and the permitted intensity of land use to the
carrying capacity of fhe soil and weter supply with the objective fo preserve narw-af
features. - :

* Bowrces: Warren County Comprehensive Farmland Preservation Plan Update, May 2017 and New Jersey Farmland
Preservation Program 'Website, May 15, 2018, _
! : : ' !
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Objective 2D: Ensure thot development vespects the conditions of the site, including
lHimited water supply and restricted potential for wastewater disposal, which are the
resuit of the soils and geology native to the Township.

2008 MPR Review: This is still o valid goal of the Township. However, much of the
preservation of environmentally important areas has been usurped by the State through several
vehicles; the Highlunds Act, C-1 stream corridors and most recently ripavion buffers. While ail
of these vehicles seek to preserve parts of the environment, they do so in ¢ manner that is
orferted toward the larpe-scale overview of regional emvirormental protection without attention
to the need for a compatible balunce between environmental interests and economic interests.

2018 MPR Review: There has been no substantial change in environmental regulations since
2008. The NJDEP maintains environmental jurisdiction within the Highlands Preservation Area,
C-1 stream corridors, freshwater wotlands and flood hazard areas. The Township continues to
require an environmental impact statement for all development applications to promote the
protection of environmental resources. Additionally, it is noted that approximately 22 percent of
the Township (4,188 acres) is preserved as open space, The vast majority of the preserved land
is held by the State of New Jersey (3,926 acres), Mansfield Township holds 178 acres of open
space, Warren County holds 77 acres, and the Heritage Conservancy owns 6 acres,

3. Residential Development

Gloal 3: Preserve the existing housing stock and pravide the opportunity for the development
of a wider variety of housing types to meet the needs of different income and age levels,
Jamily compositions and Iife styles.

Objective 14; Encourage residentiol clusiering that moximizes the amownt of common
apen space to be achieved,

Objective 3B; Continue to meet the vamfups Mr. Laurel aﬁardabfe housing obligation
“through the rehabilitation of substandard housing units.

2008 MPR Review: While preserving the existing housing stock, Mansfield since 2002, has also
sought to diversify its type of housing stock. A case in point is the age-restricted Regency af
Mansfield developwment which is expected to break ground in 2009, Muomsfield currently does
provide housing for a wide variety of income levels housing both large lot detached single family
homes and a number of parden apaviments. An orea of the Township which is not zoned
residential, buf which should be considered as a potersial area for residentiaf development is the
area currenily zoned Industrial south of Port Murray Road hear ifs intersection with Rowte 57.
The aren known as Hillcrest Memor 2 is the location of mumerous 25 x 100 joot lois many of
which have been foreclosed by the Township for luck of tax pavments. There are scattered
! !

| - |
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residences in this area and due to the problem of lond accumulation and lack of access it is rot
likely to be developed for industrial uses. The Township is also currently responding to the Third
Rownd Council on Affordable Housing requirements and is seeking ways to provide additional
affordable housing.  Township sponsored gifordable housing could potentially be located on
foreclosed lots in Hillerest Manor. The Highlands Water FProtection and Plonning Aet has and
will have a substantial negative impact on the esiublishment of new residenticd developments,
povticularly in the Preservation Arvea.

2018 MPR Review: There has been no substantial change in residential development since
2008, The Regency at Mansfield development is under construction. The Township is currently
in litigation reparding the affordable housing requirements and compliance with the March 10, '
2015 Supreme Court Order. '

4. Eronomic Development

Goal 4: Encowrage development of industrial, commercial, office, research and service uses,
selected and regulated 3o as fo preclude land use incompatibilities and in an amount tha

" would increase the tax base which supports the focal povernmemt and the public school
system without disturbing the fragile vesidentigl-agriculiural balance in the remainder of the
Township or negatively impacting fraffic circulation.

Objective 4A: Guide future commercial development into appropriate areas to provide a
desivable diversity of goods and services within convenient reach of concentrations of
popilation.

Objective 4B: Creaie « favorable atmospherve for indusirial development in appropriate
locations by providing adequate land area and municipal services.

2008 MPR Review: Since 2002 Mansfield has seen little in the way of industrial tax base growih
and in fact due to plant closures has seen a reduction in the industrial tax base. In most cases
the curvent climate of state regulation and low- and moderate-income housing regulations have
effectively stiffed opportunities for development. In one particularly egregious case an industriad
facility that has been in the Township for 75 years was thwarted from expanding an existing
factory after five to ten years of product development when it was pioced in the Highlonds
Preservation area only the width of i vail line removed from being placed in the planning area
and not being in the preservation area. If the facility was in the planning area expansion would
have been allowed The location of the boundary between the preservarion areq and planning
area appeqrs particularly arbitrary in this case since environmental conditions ave the same on
both sidés of tracks. The Township has fared somewhat better in the area of retail development
most notably the Shoppes At Mansfield which were a result of the 2002 Master Plan Amendment.

i
|I |"
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2018 MPR Review: Since 2008, the Township has not seen much economic growth in terms of
new refail or other nonresidential development. The shopping centers will continue to see
turnover in retail tenants, such as the former Sears store now being oceupied by Marshalls or
Bensi’s restaurant in the Shoppes at Mansfield now a Taphouse Crille. Ruby Tuesdays recently
closed its restaurant along Route 57. Some properties are looking for other ways to increase
economic activity, such as the Bank of America ATM kiozk now open as a sccond principal use
on the GuickMart property.

5. Circulation

Goal 5: To enconrage the design of fransportation rowltes and traffic controls fo promote the
free omd coordinated flow of Waffic and discourage facilities and routes which weould vesult
in congestion or blight.

Objective 54: Frotect the Township's rural road system by restricting more fnfense
development and vegional traffic to County and collector roads. Plamning for future
development should recognize the constraints of existing narrow roads with their vertical
and horizontal curves, which have limited capacity fo handle increased traffic.

- 2008 MPR Review: This matier has been & top priovity of Mansfield povticularly in the area

swrrounding Hackettsiown where several million dollars of improvements financed by private
developers have solved a number of problems. Mansfield has sought to maintain its voad system
through a combination of state aid g.r“ﬂ?i‘.!‘.!i’ and local tax money being wilized for locol
maivdenance profects.

2018 MPR Review: The Land Use Board reports that traffic problems continue to exist along
Route 57 in Beattystown, west of 'Airpnrt Road.. The Land Use Board is concerned that future
development in Washington Township {Long Valley) will further exacerbate teaffic probletns in
this area as additional traffic is drawn over the Kings Highway bridge to access the Route 57
retail corridor, . '

6, Community Facilities and Recreation

Goal 6: Ensure the provision of adequate community, recreation and educationdl facilities to
adéguarefy accommodate existing and fiture needs of the Township. Objective: Develop
Communify vecreation facilities for existing and future population cenfers in concert with the
‘needs and desives of vesidents.

Objective 64 Encourage the location of new public fucilities, such as parks and schools,
so that they are within effective service aveas of future population centers.
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Objective 6B: FPromote the cooperative use of school facilities for recreational and
copwnunity activities for all residents io the extent practicable.

Objective 6C: Provide adequate public safety services (police, five, rescue squad) with
approprigte facilities, manpower imd equipmént disivibuted according to existing and
Juture development patferns. '

2008 MPR Review: This aeain contirues to be o priority for the Township. The Township has
recently sought to expand it recreation and park system. The Township is planning a new park
with athietic fields and other recreation facilities on @ 128-acre tract in Port Murray. The park
is currently wnder design.

The Board of Education has consistenily sought fo maintain its focilities :tu a kigh standavd.
Recently the Township Commitiee donated to the Board of Edcation several acres of property
across the street from the elementary school for school use including recreation uses.

2018 MPR Review: There has been no substantial change in this issue since 2008. Plans were
 prepared for Hector A, Cafferata Jr. Park on Port Murray Road notth of the municipal building

and a portion of the park has been constructed, including a baseball field and four tennis courts.

7, Utilities ‘ ‘
Goal 7: Ensure that move inmtensive development occurs in areas where public sewer and
water supply exists or may be easily extended in a fimited fushion.

Objective 7A: Discourage water and sewer improvements which would increase growih
pressures in riral and agricuftural areas. '

Objective 7B: Ensure that new lower-density development. areas outside of the public’
sewer service area adhere. fo strict environmental performance standards prior to
development approvals and follow sound septic system management technigques 1o assuve
high levels of ground water and stream quadity.

Objective 7C: Ensure that the higher density development areas are adequately served by
public water, sewers, stormwater drainage and other utility systems in an economic and
coordinated mammer. '

2008 MPR Review: Muonsfield Township has confinued fo ensure. that move lnfensive

development occurs where there is public sewer and water supply. At the end of 2007, the

Township received approval from the NJADEP for o new Wastewater Management Plan. There

were several notable features of thot plan, which included the creation of a new service area on

the western end of the Township fo accommodate the new adult retiverment community. This avea
I : I
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lies within a second water franchise avea originally established by the Township as a result of its
take over and recqmﬂ'ucﬁon of u deficient privately owned water system. Theat system was then
sold to New Jersey American Water Company who is the franchisee. I the Hackettstown avea,
the existing public sewer and witer supply area has been solidified in the new Wastewater
Management Plan, '

2018 MPR Review: There have been no changes to the Wastewater Management Plan since
2007 and there is no intention to amend the plan at this tme.

8. Historic Preservation -

Goal 8: Preserve and protect sites and villages of sionificant historic interest fov present and
future generations to appreciate awd ewjoy.

Objective 8A: Encéumge the preservation and restoration of structires, leamdmarks,
hamiets and villages of sipnificant historic imterest, Reguire design standards in historic
areas for new and renovated buildings that will respect the Township's history and rural
characier.

2008 MPR Review: The Township has been m&npa.rﬁve of the historic elements within the
Township but has chosen not to implement vrdinances requiring historic conservation wu‘hm
those areas. It does support acrrvmes o pas.frvefy protect and preserve .':Fre.s*e areas.

2018 MPR Review: There has been no substantial change in histr:rri-:: preservation since 2008.
However, the Township is assisting with the restoration of the Mount Bethel Methodist Church
on Mount Bethel Road

9. Reg-cling

Goal 9: Ensure the recyeling of materials within the Townslip in complionce with the New
Jersey Mandatory Source Separation and Recycling Act of 1987, '

Objective 94: Establish and enforce Tﬂwmh;p re_gm‘.'m‘mn on the recycling of recyciaﬁfe
‘magerials.

Objective 9B: Continue to provide for the collection of vecycinble materials and increase
the types of items to be collected as circumstances aliow.

2008 MPR Review: The Township continucs fo ensure that recycling of materials within the
Township is in compliance with State regulations. Warren County has recemtly improved the
options for vecyeling in the Township by makmg avm!crbl’e the Egger Beaver Recyeling Trailer
far COMMUNRILY events.

| |

[
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2018 MPR Review: The Township has improved recycling options for the residents by
providing a roll off container for paper and carboard at the municipal building available 24/7 in
addition to the recycling depot open from Bam to noon on the second Sunday of every month.

Changes Recommended for the Master Plan or Development
Regulations

This section identifies specific recommendations for the Master Plan or development regulation,
if any, including undetlying objectives, policies and ‘standards, or whether a new plan or
regulations should be prepared. The Land Use Board recommends the following zoning changes:

[. The historic Anderson United Methodist Church lacated on Block 1507, Lot 7 at the
corner of Asbury-Andersdn Road and Route 57 is currently vacant. In order to encourage
the adaptive reuse of the existing striucture, the Land Use Board is recomimending that the
zoning for the property be changed from R-2 Residential to the B-2 Business District (see
Map in Appendix). '

5. The Land Use Board has discussed changing the zoning along the north side of Route 57,
near the Washington Township border, from [ Industrial to B-2 Business to encourage
economic development in- the area {see Map in Appendix), Potential pmpf:rﬁes to be
included in the B-2 District are as follows:

| Block:| Lot | Address Owner Use Acres
1501 |1 : Professional | 3.12
435 Il{out-: 57 | Sharma, LLC Office _
1501 |2 461 Route 57 %‘ui:-ng;theus, P C/O Fanag‘u.::to_u, Farm 18.0
1501 |3 195 Route 57 JEEEuals, Perennials & More, | Farm - | 1314
1501 | 4.01 |.501 Route 57 | Highland Valley Partners, LLC | Farm 3.454
1501 | 5.01 | 507 Route 57 | Erb, Paul & Joanne Residential 0.5
1501 | 5.02 | Route 57 Erb, Joanne C Farm . 621
' | Cotnmercial | 5.93
1501 |6 317 Rnute 37 | NT Cars, LLC (Junkyurd)

"The Land Use Board has also discussed implementing a scenic corridor overlay zone in
this area, as recommended by the Warren Heritage Byway Corridor Management Flan.
Further study of this area of the Township should be conducted 1o defermine the appropriate
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Zoning to encourage acﬁnomic development that i-s compatible with the scenic qualities of
the Route 57 corridor.

3. Itis anticipated that potential zoning changes may be necessary to provide for affordable
housing within the sewer service area of the Township, depending on the results of the
settlement negotiations with the Fair Share Housing Center. This MPR may need to be
amended in concert with the adoption of a Housing Element & Fair Share Plan to make
specific recommendations for zoning changes to accommodate affordable housing.

Recommendations Concerning the incorporation of Redevelopment
| Plans

There are no recommendations concerning the incorporation of redevelopment plans at this time.

24 |Page




2018 Master Plan Reexamination Rf:p'nrt
Township of Mansfield '

Appendix | I |

25|Page




- N I

[[ M et 3 3 e 5 E

™
i E
o
E
H
| E
o
&
i
i E
| &
:EI
g
3]
E
H
w
x
i
=
=
[
]
i
=
E
3
%.
;

£
w
if
by
]
3
w,
[=}
E

0 130 280 390 520 Proposed Rezoning |
B ™ ™ e T e | 22V I Anderson Church R-2 io B-2 - !

1 inch = 200 fest . Township of Mansfield

Vilarren Counfy, New Jerse December 20148




A

i

[ W N A

- == *
T
pr g

ilady
[ 3

S I":g?.'.-"r”h.'l dicil e
v ! Y e " [ . )
JI' -:;f:]hlltl““l .!III _“I' .rllnl .-)ll. - |I -
i "

Ty i *

i
o
m
a
1
3
£
g
2
:II
]
g
5
&
L
H
[
x
£
F>
[
£
i
3
=
-
L
w
=1
%
]
2
a

o - 970 810 1.080 Proposed Rezoning

@Feﬁ Portion of [ Zone to B-2 Zone a :
- 1 inch = 400! feet ' _  Township of Mansfiefd | : v MASER.

December 2018




he Route 57 Corridor is nestled in a valley be-
tween natural features that inclode the Marble, - .
Sc;;ji:t.?- and Upper P hathng moynfains to thrg._\

R,yver to the south; *'fl‘w‘.i’elers expﬁl'leﬁce exgepﬁonal L
.!’S-l:muc vis"bas,*ﬂm;l!- vie becume lncteasmgl},r Vuhiemble
" to develnljﬁi t prr,assure,s Over 30 mdw/ldual mew—_

- gheds ha,ve/ e 1den1;|.ﬁ'ed alﬂng ﬂ'lE, road’s length

/ I‘I-Drﬂl ahd Pé-hatmng Mﬂ;tfntam and the- Mus::nnetmng -

e

t‘Era’l;ﬂt:]ﬂ:n:tm{:(a ﬂflrE‘Dealgn Gmdehnj.as. CDI\SQIV&HGHZ&MH&J -

TNTC CORRIDOR OVERLAY ZONING
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Route 57 CORRIDOR PLAN IMPLEMENTATION TOOLKIT

the municipalities would incorporate specific scenic
- preservation goals into their master plans. The magter
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for New Jersey municipalities is available through the  REpsqurces
Hunterdon County Environmental Toolbox project.
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" CONSERVATION ZONING
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';‘r.v' " “houses were placed out of s1ght Erum the road, prol:ecm'lg
: - the rural E»CB]'L‘[C Viewa, _

i Farmwew _ :
S '::Faﬁnmﬂu mEucIcs Cnunty Pﬂis lccatedm azone where the
i ixmmlmum lot lee fwrone acre. Developers were permitied to
b { - puild on half—acre laks under a cluster zoning amendment.
il Tﬁe hiotiseis -ire: mcsﬂ},r gited away. from local Toads to

* despite the amaller lot sizes. Ovnetshilp of the preserved
cropland was tansferred to the Parmland Preservation
«Cn:rrl:n:rram-:)rn,r a local DDIISErvatlm orga'mzatmn

Hunterdun Cuuntyf Model ﬂrdlnance

. Humterdan County's Mode! Ordinanpe for the Protection of
Natuiral, Cuttural and Historic Resources in Major Subdivisions
provides sample subdivision plans that are based upon
the murutjr‘s historic settlements. Thiese plans preserve a

‘Hunterdon County’s’ Environmental Toolbox, the model

irreplaceable matwral, cultural, and historic ressurces
while permitting . development ‘at acceptable densities,
located and designed to mitigate the perceived intensity
of development. The features to be protected by this
ordinence are described and mapped in the mumicipality's
approved Bnvironmental Resource Inventory (ERT} in
order to provide developers with a clear understanding of
which feamres are bn l:le preserved, -

0
N
e
i
L

Cluster Development Ordinance
White Township in Warren County recently updated its
- Cluster Development Ordinance, The Ordinance is meant
w'r o to further the goals of the 2(NM White Township Master
Plan, which encourages planning for open space n new
fesidential subdivigions, specifically between roadways

oT 0% TR:&NS_P(}ETAT[DN

1 “edhservation- -ed¥ement,, Thére is only ohe entrance info -

prﬂserve riral views, and Temam pupular with buyers: = 'Demgnated

“maximum amount of contigrous farmland and maintain -
rural views from public roadwrays. Developed as part of .

ordinance may be used by any municipality within the
. tounty. The purpose of the ordinance is to preserve

and new construction, The faIlcwing Elements are included

- in the revised Clxdmanﬂe

*  Open space as perceived frum public rights-of- m}r.

should be located to preserve scenic vistas and the .
. rural character of pre E}ﬂstlng farmsteads, barns and
-homesteads. ) -

. Applmants seelung mafar subd.msmn appmval.

anywhere in White Township must apply for a
mandatory custer or lot-averaging wubdividon, The
developer’s application muit include a plan of the area
to be retained as open space.

. Reducticrnofthé'f‘oumahip’sminhnumlutéizeof.Sacre&
to no less than 1% acred in cluster developmerits. |

AN ﬁpe'n space parcel within a cluster subdivision -

of lot averagihy subdivision myst contain at least 50-
percent of the gross tract area’ am:l “may not mclude an}r
rights of way. - .

open 'landé within - subdivisions
are  permanently - deed, reatncted fmm l’-urlher

- - sbdivision. . .

s Where subdivisioﬁ trar:t;s indudé e:ashngfarm]and

operafions,” open space parce]s sha:mld facmtate the
' 'mnﬁnuahtmuf fam'ung

- Vigwwithin Woadsicks subdivisian, Alexandria Towrishlp.
The preserved open spaca, sitrolnded by a rustc white
- fenca, ls home to native birds and other wildUfe )




TATION ZONING

QuARTER/ QUARTER ZONING

Quarteeruarbér Zoning is a density—hased_' zoning
technique most appropriate for agriculturally-based
eps with large parcel sizes, "The tenm. refers to'a, . . . ’
G 3 quiartepsegtion ::rHHnd (£ 1116 FF6dD’ aeres:‘bm A
or 40 i '“és) whaire-a limited numbhr of nunJrfarm homes il

wed; forevery, 40:-acrds of Ta\qd Thie nﬂn—f@;m
splifs a::emually Tegularbed hj! minimy and maﬁuinum"
sizes, ai ate often required to be-cg 'i:lguous “Thése, &
'pmwsmh_ help tu avmd the’ breakm up nf faITrlIand - -

_ Wﬁ;fe Toronship. Gi‘dmau,_" Nth{J[JE 13-‘*'@!.11 Qn;ﬁl anch
S VL F .

" Of the Towr}éhm a“ Hite Eiﬁmﬂtshmg Mﬂﬂﬁﬁq_ '
ﬂ i sfer angd "~ Ligt ’Am}t;z"_j:g “-“'Rg?qm‘f’mwnﬁsb_bfafﬂrﬂ* |,

th- Ve o SO n@a?miitiﬁmts or tectionofs
T 'ﬁﬁ"qﬁ&i’rﬁ Cﬂ siaréu}ff@?l{?ﬂ ifem t;(
Opdnspac ﬂﬁb pisions: frPracti { *g‘m #‘”ﬁﬂ i "Sh:- .
By-Step-Af7 -'_E“rﬁy Rﬁ:ld{:allmendt ' o "of S"mp‘ g
: Avallabfga 1 _ ' :
Planners’ Ec:vzrk Eem
v B DN i
Gmw:mg Gepenet; 'ttmg Cmservntwn into chaﬂ’fé;s:
mordweg;(i J;};;,r.'nandau A‘.l:endt.'r" - g
Available thrégighsthe Nafural La,nds Trust, Wasmﬁgt@n, ﬁ}%
DC . . L o "-};f-ﬂ}:f) .
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LAND ACQUISITION & SCENIC EASEMENTS

_ ThE goal of protecting the scenic quality of Route

. open gpace corridors by linking existing protected lands.

57 can be acmmp]mhﬂd in a number of wags
' ' ' and_monse:l;vaﬁﬂn zomi

}r ‘be, 'used o enmurage cdmpac’r :
cnmmumhj* '_ms and ,ﬁﬂIﬁCl;l"i.FE buﬂdmg t}*‘pes that"i .
harmohize yith the surfmndmg lanl;lScape S-:emc”_.'._
nmﬂ&}’z‘ﬁﬁlﬂg fiay alsg’ help muhu@pahhé; hm:[t wisgal
dxsfﬁibames, By regulatmg su.;h elemqnfs as ’Erujlglmg,

I.i%*ht acqtusmﬁn 6flaﬂd‘f‘ciiz reserv tmn '
; ativgly: {andov e‘qsmﬁg; be withry to-
t Soemc Easen;uamtg ﬂ'iﬁt;*p{r_o]téct}vle while: aﬂoﬂvm
; ‘f ammh,és t@ mnhnug*qn"%ﬁa z:;f il

'1_12 NTDEI-‘ Gre:e.fn ﬂm;éé pmgram{,"gf"w‘ml _:.fundmg

e S, Mo L e !
,,,,, a,msj h tiﬂayﬁﬁiisha}' T ‘“q. Heten *ahsmﬁt%ce for - the, & RﬁSlth;. o )‘ﬂ%’ﬂﬂ riiﬁﬁl parks and
':'Gfr?; icf;:g:,;?:‘; fﬂfﬁ?ﬁ‘?ﬂlﬁ?& T‘?ﬂdm}?@;f'" ie::reaﬁ@nareashstedeﬂﬁthef' g’p ujpm\apaceand
i Ly 5 LEpariment i
of B !If'neser;faﬂon Priy i e a{n oifler N]recreahon plan. Mlli)'{lﬂpﬁﬂ_‘_@?- dEﬂlCatEd;f].lndmg

sSolTbeg Ciin "mﬁ‘easeﬁmts ;
n}gl% Ej&lﬁ%ﬁﬁh{&@m&ﬂm{‘ep Ve m,m‘ﬁ Cumﬂ‘uf:l:ees e
“Platinifig Incentive Ltants 4P (s "Wl'm;h target actlvg ;
fa];qlland ﬁorhe of- &1;{3% ﬁrﬁ;lgwm% require that the land ! {E:D
in quesﬁunbe\part of §muﬁiﬂp al open space or farrrﬂaffdk
présérvation pIan A el _

~spgirce for’ rcon,séwaumn i rﬁﬂ ation. pmppsea (such as
] . C and an Opep’ S’pape and

res@cé:'ﬁﬁsﬁﬂu rati 155 5{ ?j

£ T x.-"

N DEP Gneﬁ’m Acnss K "j:

|'\|| x n L]

Thé nuaafgn of the New eiSey Deparl:mi&nt af ¥
: }

r‘l based oﬁ fattgrs such
: L.«-..'PEM?dH@&CEIS, and
_.'_{ slc'qhahtleé“; The

5. ,3’

v_“"]f:ﬂi"'ﬁs 1EVE, n Pﬂrtnﬂ'shp w1th u::thﬂ's a'
e Bﬁﬁéfn f mtErmrmecteEl open spages, whogs
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Since its inception in 1941, the program has preserved . |

motre than 380,000 acres statewide. The program has also
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" Privare Lanp TrUSTS

A private land trust is a nonprofit organization that assists
landnwners and agmdes with land pfeservation Land
erve land =
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INTRODUCTION
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1 DEVELDPMENT PRINCIPLES
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3 DESIGN ELEMENTS & STANDARDS
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